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7KHIRXQGDWLRQVRLO LV LQIOXHQFHGE\PDQ\IDFWRUV WKDWKDYHDQ LPSDFWRQ WKH UHDOL]DWLRQRIEXLOGLQJVWUXFWXUHV$ ODUJHJURXS
FRQVLVWVRIH[RJHQRXVIDFWRUV([RJHQRXVIDFWRUVDUHDFWLQJRQWKHHDUWKVXUIDFHDWDQ\PRPHQW7KHG\QDPLFDQGVWUHQJWKHIIHFWV
RI HDFK LQGLYLGXDO H[RJHQRXV IDFWRU GLIIHUV LQ HDFK ORFDWLRQ 8QGHUVWDQGLQJ WKH EDVLF H[RJHQRXV IDFWRUV DQG WKHLU HIIHFWV RQ
EXLOGLQJ FRQVWUXFWLRQ LV HVVHQWLDO LQ WKH UHDOL]DWLRQ RI DQ\ FRQVWUXFWLRQ ([RJHQRXV SURFHVVHV GHWHUPLQH WKH SURFHVV RI
ZHDWKHULQJZKLFK DUH DSSOLHG DV HURVLRQ DQG DEUDVLRQ ,Q DGGLWLRQ ODQGVOLGHVZKRVH GHVWUXFWLYH SRZHU LV GHWHUPLQHG E\ WKH
VSHHG RI PRYHPHQW DQG UHDO H[WHQVLRQ )XUWKHUPRUH WKH SURFHVV RI NDUVWLILFDWLRQ FDXVHV WKH FUHDWLRQ RI FDYLWLHV 7KH\ DOVR
LQFOXGHGWKHFROODSVLELOLW\RIVRLOVZKROLNHWKHSUHYLRXVIDFWRUVKDYHDQHJDWLYHLPSDFWRQFRQVWUXFWLRQ7KH\RFFXUPRVWO\LQ
PXWXDOLQWHUDFWLRQDOWKRXJKLQGLYLGXDOH[RJHQRXVSURFHVVHVDUHSUHVHQWHGVHSDUDWHO\







%XLOGLQJ VWUXFWXUHV DUH LQIOXHQFHG E\ D QXPEHU RI H[RJHQRXV IDFWRUV >ILJ@:H FUHDWHG D VLPSOH VFKHPH WKDW
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%XLOGLQJ VWUXFWXUHV DUH DOVR DIIHFWHGE\PDQ\ RWKHU IDFWRUV WKDW DUH GHVFULEHG LQ D QXPEHU RI RWKHU SXEOLFDWLRQV
([RJHQRXV SURFHVVHV LQFOXGH WKH SURFHVV RI ZHDWKHULQJ FRQVHTXHQWO\ DEUDVLRQ DQG HURVLRQ:H FRQWLQXH WR WLH
ODQGVOLGHVNDUVWLILFDWLRQSURFHVVDQGFROODSVLELOLW\
,QGLYLGXDODFWLRQRIH[RJHQRXVIDFWRUVRFFXUVDVDFRQVWDQWFKDQJHLQUHOLHIDQGURFNSURSHUWLHV7KHVHFKDQJHVDUH
GHSHQGHQW RQ ORFDO ZHDWKHU FRQGLWLRQV DQG WKH UHVLVWDQFH RI URFNV 7KH RSWLRQV IRU IRXQGDWLRQ HQJLQHHULQJ DUH
FRQVWDQWO\HYROYLQJ'HYHORSPHQWRIWHFKQRORJLHVDOORZVRIWHQEXWQRWDOZD\VVXSSUHVVWKHVHQHJDWLYHLPSDFWV,I
WKH H[RJHQRXV SUREOHPV DQG RWKHU SKHQRPHQD DUH ZHOO UHVHDUFKHG DQG XQGHUVWRRG LW LV SRVVLEOH WR GHYHORS
WHFKQRORJ\WKDWZLOOHQVXUHDVDIHGHVLJQ7KHH[WHQWRIXUEDQODQGVFDSHVLVLQFUHDVLQJHYHQLQXQIDYRXUDEOHDUHDV







6XEVRLO LVSUHGRPLQDQWO\ IRXQGRQ WKH VXUIDFHRU LQ D IHZPHWHUVEHORZ WKH VXUIDFH7KHVH URFNV DUH H[SRVHG WR
ZHDWKHULQJ SURFHVVHV:HDWKHULQJ OHDGV WR WKHLU PHFKDQLFDO RU FKHPLFDO HURVLRQ 'XULQJZHDWKHULQJ ZDWHU LFH
ZLQG WHPSHUDWXUHFKDQJHVDQGPDQ\RWKHUSKHQRPHQD VXFKDV WKHDFWLRQRIRUJDQLVPV LQWHUDFWZLWK WKH URFN ,W





EH DZLQG DQG LFH ,I WKHPDWHULDO LV WUDQVSRUWHG IURP D VSHFLILF SODFH WKHUH LV DOVR DQ DUHD RI DFFXPXODWLRQ RI
WUDQVSRUWHGSDUWLFOHV
7KHHIIHFWRIZLQGFDQOHDGWRVRLOHURVLRQVHGLPHQWDWLRQRIREMHFWVDQGDFFXPXODWLRQIRUH[DPSOH7KURXJKWKH
DFFXPXODWLRQRIZDWHU HURVLRQ IRUPVJXOOLHV DQG UDFKHOV OLTXHIDFWLRQRI VRLOV VKHHWZDVKHV WKH VRLO DQG OHDGV WR
VLOWDWLRQ DQG GHVWUXFWLRQ RI URDGV DQG EXLOGLQJV 5LYHU HURVLRQ DQG DFFXPXODWLRQ FDQ FDXVH FKDQJHV WR IORZLQJ
VWUHDPV XQGHUPLQLQJ RI EDQNV WKH GHVWUXFWLRQ RI URDGV DQG EXLOGLQJV RU FKDQJHV LQ WKH OHYHO RI VXUURXQGLQJ
JURXQGZDWHU,QWKHFDVHRIDEUDVLRQDQGDFFXPXODWLRQDWHGJHVRIUHVHUYRLUVRURQWKHVHDFRDVWLWFDQOHDGWRDORVV
RIUHWHQWLRQFDSDFLW\RI WKH WDQNFKDQJH WKHUHOLHIRI WKHFRDVW WR WKH ORVVRIGU\ ODQG ODQGVOLGHVFKDQJHV LQ WKH








7KH IDFW WKDW WKHZHDWKHUHG URFNV KDYHPRUH VWUHVVVWUDLQ GHIRUPDWLRQ DQG WKDW WKH VL]H RI WKH VWUHVV UHTXLUHG WR
EUHDFKWKHURFNLVVXEVWDQWLDOO\VPDOOHULQZHDWKHUHGWKDQLQXQZHDWKHUHGURFNLVVKRZQLQWKHSXEOLFDWLRQRI6KL
>@
6HD OHYHO ULVH UHSUHVHQWV DELJ WKUHDW WRPDQ\FRDVWDOYLOODJHVDQG WRZQV&RDVWDO HURVLRQ WKUHDWHQV WKHREMHFWV LQ
WKHLU YLFLQLW\ DQG LQIUDVWUXFWXUH 2Q WKH FRDVW LW PD\ OHDG WR WKH VWULSSLQJ RI WKH VHZHUDJH V\VWHP HQJLQHHULQJ
QHWZRUNV DQG PRUH 7KLV FDQ PDQLIHVW LWVHOI ERWK LQ WKH FDVH RI URFN\ FOLIIV ZKHUH HURVLYH DFWLRQ RFFXUV ZLWK
FROODSVLQJ FOLIIV LQWR WKH VHD DQG LQ WKH FDVH RI EHDFKHV ZKHUH WKH HURVLYH DFWLRQ LV DSSOLHG YHU\ G\QDPLFDOO\













1DWXUDOSURFHVV LV LPSRVVLEOH LQ ODQGVFDSHDIIHFWHGE\XUEDQL]DWLRQ LW LV UHGXFLQJUHWHQWLRQFDSDFLW\$JULFXOWXUDO
DUHDV DUH RIWHQ IDFHG ZLWK WKH HURVLRQ DFWLYLW\ ,W OHDGV WR OHDFKLQJ RI VRLO RQ DGMDFHQW URDGV DQG WR EXLOWXS
DJJORPHUDWLRQ,QWKLVFDVHLWLVQHFHVVDU\WREXLOGPHDVXUHVLQWKHIRUPRIWUHQFKHVHURVLRQFRQWUROG\NHDQGPRUH
7KHEDVLVRIDQWLHURVLRQPHDVXUHVLVGUDLQDJHRIUDLQZDWHUWKHUHE\PLWLJDWHWKHLPSDFWVRIHURVLRQ
7KH LVVXHRI VRLO HURVLRQ LV DGGUHVVHG LQ >@7KLV LV DQ H[SDQVLRQRI DJULFXOWXUDO ODQGV LQ%UD]LO8QFRQWUROODEOH
DQQH[DWLRQ RI ODQG EULQJV HURVLRQ SUREOHPVZLWK FKDQJLQJ WKH K\GURORJLFDO UHJLPH RI WUHDWPHQW SUREOHPV ZLWK
GULQNLQJZDWHU TXDOLW\ RU VHGLPHQWDWLRQ LQZDWHU UHVHUYRLUV(URVLYH DFWLRQRI VRLO FDQ EH HOLPLQDWHG E\ SODQWLQJ
VXLWDEOHSODQWVIRUH[DPSOH(URVLRQRIDJULFXOWXUDODQGFXOWLYDEOHDUHDVLVVRFORVHO\DVVRFLDWHGZLWKWKHIRXQGDWLRQ
RI VWUXFWXUHV7KH IXWXUH REMHFW LQ VXUURXQGLQJPD\ KDYH SUREOHPV DVVRFLDWHGZLWK HURVLYH DFWLRQ RI DJULFXOWXUDO
ODQG,WLVDGGUHVVHGLQWKHSXEOLFDWLRQ>@
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H[SHULHQFHG HQJLQHHULQJ JHRORJLVW ZKR DFFRUGLQJ WR HDUO\ LQGLFDWLRQV FRQVLGHUHG WKH SRVVLEOH SRWHQWLDO WKUHDW
0RQLWRULQJPHWKRGVDUHWKHQDOVRGHSHQGHQWRQWKHILQDQFLDOSRVVLELOLWLHVRIWKHSURMHFW






QHRYROFDQLFV ZKLFK LV IRUPHG E\ ULJLG URFN DQG VXEVRLO ZLWK SODVWLF URFN LWVHOI LV GDQJHURXV 8QVXLWDEOH
LPSOHPHQWDWLRQ RI QRWFKHV DQG HPEDQNPHQWV JUHDWO\ LQFUHDVHV WKH ULVN RI LQLWLDWLRQ RI ODQGVOLGHV 'LIIHUHQW




&ULWLFDO DUHD LQ WHUPV RI ODQGVOLGHV LV DOVR ORFDWHG LQ WKH:HVWHUQ &DUSDWKLDQV LQ WKH &]HFK 5HSXEOLF ,Q IO\VFK
VHGLPHQWV LV D JRRG SUHUHTXLVLWH IRU WKH GHYHORSPHQW RI ODQGVOLGHV (VSHFLDOO\ LQ D SHULRG RI VLJQLILFDQW UDLQIDOO
RFFXUVWRLQLWLDWHDVHULHVRIODQGVOLGHV%HFDXVHRIVLJQLILFDQWUDLQIDOOZDVLQLWLDWHGRQHRIWKHODUJHVWODQGVOLGHVLQ






+HDY\ UDLQIDOO DQG TXLFN VQRZPHOWLQJ LV DQ LPSRUWDQW WULJJHU IDFWRUV$URXQG WKH$GULDWLF 6HD WKHUH DUHPDQ\
ODQGVOLGHVWKUHDWHQLQJFLWLHVDQGLQIUDVWUXFWXUH7KHSRZHURIODQGVOLGH9DVWROHIWEHKLQGKHDY\GDPDJHLQWKHSRVW




DERXW WKH QDWXUH RI WRSRJUDSK\ JHRORJ\ NQRZOHGJH RI WKH VWUDWLJUDSK\ KLVWRULFDO LQIRUPDWLRQ DERXW WKH DUHD









.DUVWFRPSRVLWLRQSOD\VDYHU\ LPSRUWDQW UROH LQ WKHDVVHVVPHQWVXFKIRXQGDWLRQVRLO/LPHVWRQHNDUVW LV IRUPLQJ
YHU\ ORQJ WLPH&RQYHUVHO\ J\SVXP.DUVW KDV FRQVLGHUDEO\ JUHDWHU G\QDPLFV DQGPD\ OHDG WR QHZ FDYLW\ IRU D
UHODWLYHO\VKRUWWLPH
&RQVWUXFWLRQ RQ WKH NDUVW VXEVRLO LV YHU\ SUREOHPDWLF 7KHVH WHUULWRULHV VKRXOG EH DYRLGHG HVSHFLDOO\ ODUJH DQG
GHPDQGLQJVWUXFWXUHVVXFKDVGDPV7KHUHPD\EHOHDNLQJZDWHUIURPWKHUHVHUYRLUV
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)RUPLQJRIFDYLWLHVFRXOGEHJLYHQDQLQFUHDVHGSXPSLQJJURXQGZDWHU,W LV LPSRUWDQW WRUHPHPEHUWKDWNDUVWDUH





0HDVXUHV IRU H[LVWLQJ EXLOGLQJV DUH GLIIHUHQW 7KH FDYLWLHV VKRXOG EH ILOOHG ZLWK VXLWDEOHPL[WXUHV ,W LV VXLWDEOH
FHPHQWDWLRQV ILOOLQJV RU JUDYHO IRU H[DPSOH 6LPXOWDQHRXVO\ LW LV QHFHVVDU\ WR SUHYHQW LQILOWUDWLRQ RI UDLQZDWHU
$FFHVVRIZDWHUDQGIDFLOLWDWHLWVIORZFRXOGVWLPXODWHWKHIRUPDWLRQRIQHZFDYLWLHV7KHEXLOGLQJFDQDOVREHEDVHG






FDVH RI GDP ,W WKUHDWHQ ZDWHU LQ WKH GDP ZKLFK FDQ IORZ DZD\ EXW LW FDQ DOVR FDXVH D FROODSVH RI GDP 7KH















QRQEHGGLQJ /RHVV DUHZHOO EHDUDEOH DQG GR QRW UHSUHVHQW D ULVN WR WKH EXLOGLQJ VWUXFWXUH LI ZLOO QRW HQWHU WKH
FRQWDFW ZLWK ZDWHU 7KH\ KDYH D KLJK VRUSWLRQ FDSDFLW\ 7KHQ WKHUH LV WKH SKHQRPHQRQ RI FROODSVLELOLW\
&ROODSVLELOLW\KDVDQHJDWLYHLPSDFWHVSHFLDOO\LQWHUPVRIGLIIHUHQWVHWWOHPHQWDQGGHIRUPDWLRQRIEXLOGLQJV
7KHUHIRUH ORHVV FDQ EH GHVFULEHG DV SUREOHPDWLF IRXQGDWLRQ VRLO %HVLGHV FROODSVLELOLW\ DUH DOVR FKDUDFWHUL]HG
VXVFHSWLELOLW\ WR IURVW DQG VODFNLQJ /RHVV UHSUHVHQWV IHUWLOH DJULFXOWXUDO ODQG 7KHUHIRUH IRXQGDWLRQV EXLOGLQJ RQ
WKHVHVRLOVVKRXOGEHZHOOWKRXJKWRXW
,Q WKH FDVH IRXQGDWLRQ HQJLQHHULQJ VKRXOG UHVSHFW FHUWDLQ UXOHV :DWHU LV D ELJ SUREOHP IRU ORHVV DV DOUHDG\




VDPSOHV RI ORHVVZLWK YDU\LQJPRLVWXUH VKRZHG WKDW WKH DSSDUHQW FRKHVLRQJUDGXDOO\ LQFUHDVHV DQG WKH HIIHFWLYH
DQJOH RI LQWHUQDO IULFWLRQGHFUHDVHVZLWK LQFUHDVLQJPRLVWXUH FRQWHQW ,I WKHPRLVWXUH UHDFKHV D VSHFLILF WKUHVKROG
YDOXH WKH HIIHFWLYH FRKHVLRQ UDSLGO\ GHFUHDVHV DQG WKH HIIHFWLYH DQJOH RI LQWHUQDO IULFWLRQ VWDELOL]HV WKH UHVLGXDO
YDOXH7KHZHDWKHULQJSURFHVVGHFUHDVHV WKH VWUHQJWKRI ORHVV ,W OHDGV WR OHDFKLQJRI VDOWVGHVWUXFWLRQRI FHPHQW
ERQGVDQGUHGLVWULEXWLRQRISDUWLFOHV>@
,Q WKH SXEOLFDWLRQ WKH DXWKRU'HUE\VKLUH >@ZDV VWXGLHG LVVXHV ORHVV DOVR LQ &KLQD ([WHQVLYH HURVLYH DFWLRQ LV
UHVSRQVLEOHIRUKXJHDPRXQWVRIORHVVVHGLPHQWVLQWKH/RHVV3ODWHDXRIQRUWK&KLQD/RHVVFDQEHYHU\VWDEOHHYHQ








HVVHQWLDO IRU WLPHO\ DQG DSSURSULDWH LQWHUYHQWLRQ EHIRUH DQG GXULQJ WKH LPSOHPHQWDWLRQ RI FRQVWUXFWLRQ ZRUNV
([RJHQRXV IDFWRUV LQFOXGHZHDWKHULQJSURFHVV WKDWFDXVHVZLQGHURVLRQDQGDFFXPXODWLRQ ,W OHDGV WRVRLOHURVLRQ
DQG VLOWDWLRQRQEXLOGLQJV DQG URDGV ,W DOVR FDXVHVZDWHU VXUIDFH DQG VXEVXUIDFH HURVLRQ DQG DFFXPXODWLRQ7KLV
FDXVHV WKH IRUPDWLRQ RI JXOOLHV DQG UDFKHOV OLTXHIDFWLRQ IOXVKLQJ WKH VRLO VLOWDWLRQ DQG GHVWUXFWLRQ RI URDGV DQG
EXLOGLQJV)XUWKHUPRUHWKHZHDWKHULQJSURFHVVLVLQLWLDWHGE\ULYHUHURVLRQDQGDFFXPXODWLRQ7KHUHLVDFKDQJHRI
IORZ VWUHDPV XQGHUPLQLQJ RI WKH EDQNV WKH GHVWUXFWLRQ RI URDGV DQG EXLOGLQJV DQG FKDQJHV LQ WKH OHYHO RI
VXUURXQGLQJ JURXQGZDWHU $EUDVLRQ DQG DFFXPXODWLRQ HGJHV RI ZDWHU UHVHUYRLUV RQ WKH FRDVW FDXVHV D ORVV RI
UHWHQWLRQ FDSDFLW\ RI WKH UHVHUYRLUV FKDQJHV LQ UHOLHI FRDVWOLQH ORVV RI GU\ ODQG ODQGVOLGHV DQG VLOWLQJ RI SRUWV
$QRWKHU IDFWRU LV WKH VORSH PRYHPHQW 7KHVH FDQ FDXVH FKDQJHV LQ UHOLHI GHVWUXFWLRQ RI EXLOGLQJV DQG URDGV
GDPPLQJ VWUHDPV RU HURVLRQ $PRQJ WKH PDQLIHVWDWLRQV RI H[RJHQRXV IDFWRUV ZH LQFOXGH DOVR WKH SURFHVV RI
NDUVWLILFDWLRQ7KHVHDUHPDQLIHVWHGLQWKHH[LVWHQFHRIXQGHUJURXQGFDYLWLHVFKDQJHVLQWKHK\GURORJLFDOUHJLPHRI
ZDWHU GHVWUXFWLRQ RI EXLOGLQJV DQG VLQNV RYHUEXUGHQ DQGZDWHU OHDNV IURPZDWHU UHVHUYRLUV 7KH ODVWPHQWLRQHG














 0HUWHQ * + 0LQHOOD - 3  7KH H[SDQVLRQ RI %UD]LOLDQ DJULFXOWXUH VRLO HURVLRQ VFHQDULRV ,QWHUQDWLRQDO 6RLO DQG :DWHU
&RQVHUYDWLRQ5HVHDUFK
 5DKPDQ 6 5DKPDQ 0 $  &OLPDWH H[WUHPHV DQG FKDOOHQJHV WR LQIUDVWUXFWXUH GHYHORSPHQW LQ FRDVWDO FLWLHV LQ %DQJODGHVK
:HDWKHUDQG&OLPDWH([WUHPHV
 6KL=-LDQJ7-LDQJ0/LX)=KDQJ1'(0LQYHVWLJDWLRQRIZHDWKHUHGURFNVXVLQJDQRYHOERQGFRQWDFWPRGHO-RXUQDORI
5RFN0HFKDQLFVDQG*HRWHFKQLFDO(QJLQHHULQJ
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